Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM/EL

	Application No: 
	3/2009/0696/P

	Development Proposed:
	Two storey side extension and single storey rear and side extensions at Fellside Farm, Old Clitheroe Road, Stonyhurst

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objection



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	One letter has been received which is not raising an objection to the development but ask that consideration be given to the water supply.  Concern that existing borehole is inadequate and it is noted that the applicant has stated he would dig a new borehole and it is asked that this be formalised in the planning process.  Also concern that the two small outbuildings adjacent to Fellside Farm should be renovated sympathetically.  As such the proposal needs to be considered as an extension to an existing dwelling.  



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy SPG – “Extensions and Alterations to Dwellings”

Policy ENV1 - Area of Outstanding Natural Beauty.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The existing farmhouse is of a two storey construction and constructed of stone and slate roof.  This proposal seeks to have a two storey extension on the southern side of the building which would measure approximately 5m x 8.2m and have a maximum height of 6.8m.  The extension is set back from the main wall and as such although would represent an increase of approximately 50% it is still subservient to the main building. The extension introduces a significant amount of glazing and a balcony on the south elevation but I do not consider this would detract from the simple cottage style of the original farmhouse.  On the north elevation there is to be an entrance porch and canopy arrangement and this would measure approximately 4.5m x 1.7m and is of a lean-to roof construction with a slate roof.  The scheme also involves a showeroom on ground floor which measures approximately 3.4m x 3.4m and would have a height to eaves of 2.27m.  The extensions are to be constructed in stone and have a slate roof.  

The nearest adjacent property is the Fellside Barn and I consider that as the main extension is further away than the existing building, there would be no significant issues regarding overlooking.  The main elevation of the extension is the south elevation and this would face down the valley away from the adjoining property. There is also in terms of protecting and safeguarding residential amenity, there is also an existing significant size outbuilding which in essence reduces the overall impact.  

I note the concern regarding the drainage issues and the applicant has indicated that there is to be a private treatment work for waste water and this will need to be conditioned.  

I am satisfied that the extension, although of a considerable size, would not have a visual impact to the detriment of the building or the open countryside of which the property is located within the Area of Outstanding Natural Beauty.  In relation to the residential curtilage, information has been provided which would seem to indicate the approximate extent of the curtilage is that as envisaged and even if it is to be slightly extended, there is a logical boundary at this point subject to permitted development be removed to prevent outbuildings being erected, as well as further patio areas and decking I consider this to be reasonable.  



	SUMMARY OF REASONS FOR APPROVAL:

The proposal has no adverse impact on residential amenity or visual impact

	

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: pre-application advice given on 24 June 2009














